




























 

EXHIBIT “1” 

PROPOSED REVISIONS TO MUNICIPAL CODE TITLE 17 (ZONING CODE) 

 

  



EXHIBIT 1 

PROPOSED REVISIONS TO MUNICIPAL CODE TITLE 17 (ZONING CODE) 1 

TABLE ERROR! REFERENCE SOURCE NOT FOUND.: ZONING DISTRICTS 

Zoning Map Symbol Zoning District Name General Plan Land Use Classification 
Implemented by Zoning District 

A Airport Airport (A) 

CSP Clearwater Specific Plan Clearwater Specific Plan (CSP) 

D Downtown Commercial 2 (C-2) 

I Industrial Industrial (I) 

MHP Mobile Home Park High Density Residential 1 (HDR-1)/High Density 
Residential 2 (HDR-2) 

MLR Mixed Lodging/Residential Commercial 1 (C-1) 

NVSP North Village Specific Plan North Village Specific Plan (NVSP) 

OMR Old Mammoth Road Commercial 2 (C-2) 

OS Open Space Open Space (OS) 

OSSC Open Space/Stream Corridor Protection 
(Zoning Overlay) 

Multiple Land Use Designations 

PRD Planned Residential Development N/A 

P-QP Public and Quasi Public Institutional Public (IP) 

R Resort Resort (R) 

RMF-1 Residential Multi Family 1 High Density Residential 1 (HDR-1) 

RMF-1 (AH) Residential Multi Family 1 - Affordable Housing 
Overlay 

High Density Residential 1 (HDR-1) 

RMF-2 Residential Multi Family 2 High Density Residential 2 (HDR-2) 

RR Rural Residential Low Density Residential 1 (LDR-1) 

RR-E Rural Residential - Equestrian Overlay  Low Density Residential 1 (LDR-1) 

RSF Residential Single Family Low Density Residential 2 (LDR-2) 

SDD Snow Deposition Design (Zoning Overlay) N/A 

 

 
1 Strikethrough/underline is used to show the deleted and new text.  The text shown in strikethrough is text to be 

deleted and the text shown in underline is new text. 
 



Chapter 17.32 Special Purpose Zoning Districts 

0  General Provisions 

0  Affordable Housing Overlay Zone (AH) 

Error! Reference source not found.  Equestrian Overlay Zone (E) 

Error! Reference source not found.  Open Space/Stream Corridor Overlay Zone (OSSC) 

Error! Reference source not found.  Snow Deposition Design Overlay Zone (SDD) 

Error! Reference source not found.  Airport Zone (A) 

Error! Reference source not found. Mobile Home Park Zone (MHP) 

Error! Reference source not found.  Open Space Zone (OS) 

Error! Reference source not found.  Planned Residential Development Zone (PRD) 

Error! Reference source not found.  Public and Quasi Public Zone (P-QP) 

Error! Reference source not found.  Resort Zone (R) 

17.32.010 General Provisions  

In addition to the purposes outlined in Section Error! Reference source not found., the following special 

purpose zones are established because of the special or unique land use character characteristics with which 

they are associated and because of the need to implement specific sections of the General Plan.  

A. Overlay Zones. The special purpose overlay zones are as follows:  

1. Affordable Housing Overlay Zone (AH)  

2. Equestrian Overlay Zone (E)  

3. Open Space/Stream Corridor Protection Overlay Zone (OSSC)  

4. Snow Deposition Design Overlay Zone (SDD)  

B. Special Purpose Zones. The special purpose zones are as follows:  

1. Airport Zone (A)  

2. Mobile Home Park Zone (MHP)  

3. Open Space Zone (OS)  

4. Planned Residential Development Zone (PRD)  

5. Public and Quasi-Public Zone (P-QP)  

6. Resort Zone (R)  

17.32.020 Affordable Housing Overlay Zone 

C. Purpose. In addition to the purposes outlined in Section Error! Reference source not found., the 

Affordable Housing Overlay Zone is intended to promote the development and provision of 

affordable housing within the community and thereby implement the policies of the Housing 

Element of the General Plan. Standards of development and performance shall be designed to make 



the provisions of affordable housing more attractive to private developers while retaining good 

design and compatibility with adjacent land uses.  

D. Uses permitted. 

1. Single-family and multi-family residential development developed and intended to be 

purchased or rented based on criteria and formulas established by the state Department of 

Housing and Community Development for very low, other low and moderate income 

household categories;  

2. Accessory uses and structures incidental to permitted uses; 

3. Temporary uses as prescribed in Error! Reference source not found.; and 

4. Model homes or units and subdivision sales offices subject to the granting of a use permit.  

E. Permits required. A development for property with an Affordable Housing overlay requires filing 

of a Master Plan in order to establish the zone and development standards.  

F. Property development standards. The following development standards shall apply to an 

affordable housing project:  

1. The maximum number of dwelling units permitted in an affordable housing project shall 

be that designated for the zone in which the project is located and as modified by the density 

adjustment provisions of Section Error! Reference source not found.;  

2. Requirements calling for the provision of covered off-street parking spaces for residential 

units shall not be applied to affordable housing projects;  

3. Infrastructure facilities normally required for residential development may be modified by 

the Commission for affordable housing projects if deemed necessary to ensure affordability 

of dwelling units. Examples of the modified facility requirements could include the use of 

private streets at reduced construction standards, and waiver of any required off-site 

improvements;  

4. There shall be no minimum area requirement for individual lots or individual dwelling 

units in an affordable housing project; and  

5. If deemed appropriate by the Council, any or all fees normally imposed by the Town on 

development projects may be waived or reduced. Included in this fee category are such 

fees as zoning or subdivision fees, plan check and building permit fees, major thoroughfare 

fees and master plan fees. Waiver of such fees shall be based upon the project proponent 

supplying the Council with evidence and assurances that savings realized from such 

waivers will be passed on to the future residents by way of reduced rent or purchase price 

for units.  

G. Performance standards. For affordable housing projects, performance standards shall be as 

specified in the Master Plan and shall be incorporated into the conditions of approval of the project.  



H. Pre-application procedure. Prior to submitting an application for an affordable housing project, 

the applicant or prospective developer should hold preliminary consultations with the Director to 

obtain information and guidance before entering into binding commitments incurring substantial 

expense in the preparation of plans, surveys and other data. Such preliminary consultations should 

be relative to a Master Plan which outlines the concept and characteristics of the project.  

I. Application. In addition to the information and materials required by Error! Reference source 

not found. (Master Plans), the following shall also be required:  

1. The boundaries of the subject property indicating the land area and sufficient contour 

information to clearly indicate the topography of the property and any significant features;  

2. The approximate location of each existing and each proposed structure in the development 

area, the use or uses of the structures, the number of stories, the gross building and floor 

areas, and approximate location of all entrances;  

3. All streets, driving lanes, parking areas, loading areas, public transportation points, and 

illumination facilities for the same;  

4. All pedestrian walks, malls, fences and open areas for the use of the public;  

5. Types of surfacing, such as paving, turfing, or gravel to be used at the various locations;  

6. A preliminary grading plan of the area;  

7. A preliminary landscaping plan of the project area;  

8. Plans and elevations of buildings, structures and signs indicating the architectural style, 

colors, construction standards and lighting;  

9. The proposed means for assuring continuing existence, maintenance and operation of the 

various common elements and facilities. If a community association or similar governing 

structure is to be established, a copy of the covenants, conditions and restrictions (CC&Rs) 

shall be made a part of the record;  

10. A preliminary or draft contract to be executed between the Town and the 

applicant/developer, or such other document approved as to form by the Town Attorney, 

which contractor or document outlines the sales and rental prices for the various types of 

units to be established, provisions for the sale, resale, renting and restrictions that will be 

applicable to the project and which ensure the continued availability of units for purchase 

or occupancy by households of very low, other low and moderate incomes;  

11. A preliminary report and overall plan describing proposed provisions for storm drainage, 

sewage disposal, water supply and such other public improvements and utilities as the town 

engineer may require; and  

12. Such other information as may be required by the Director to permit a complete analysis 

and appraisal of the project.  



J. Adoption of Master Plan. The Master Plan and accompanying maps, contracts and other 

documentation submitted with the application for an affordable housing project shall be approved 

and adopted in accordance with the provisions of Error! Reference source not found. (Master 

Plans) and shall be subject to such conditions, requirements and stipulations as are deemed 

appropriate and necessary to ensure compliance with the purposes of the Housing Ordinance and 

the Housing Element of the General Plan.  

 

Chapter 17.148  Definitions 

17.148.020 Definitions of Specialized Terms and Phrases 

• Residential Zone. Any property within the town which is zoned with the intent of a residential 

land use including: Affordable Housing (overlay), Residential Multi-Family 1, Residential Multi-

Family 2, Rural Residential, Rural Residential (Equestrian overlay) and Residential Single-Family 

as set forth on the Town’s official Zoning Map. 

 



 

EXHIBIT “2”  

PROPOSED 2021 PARCEL MASTER PLAN 

AVAILABLE ONLINE: 

HTTPS://WWW.TOWNOFMAMMOTHLAKES.CA.GOV/DOCUMENTCENTER/VIEW/11114/AT

TACHMENT-1_THE-2021-PARCEL-MASTER-PLAN12420 

 

  

https://www.townofmammothlakes.ca.gov/DocumentCenter/View/11114/Attachment-1_The-2021-Parcel-Master-Plan12420
https://www.townofmammothlakes.ca.gov/DocumentCenter/View/11114/Attachment-1_The-2021-Parcel-Master-Plan12420


 

 

EXHIBIT 3 

DR 20-005 AND UPA 20-003 CONDITIONS OF APPROVAL 
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Recording Requested by and ) 
When Recorded Mail To: ) 
 ) 
Town of Mammoth Lakes ) 
Community & Economic Development Department ) 
P.O. Box 1609 ) 
Mammoth Lakes, CA  93546 ) ________________________________________                                                                                                                                    

Recordation fee exempt per Government Code §27383 
Space Above for Recorder’s Use 

EXHIBIT “3” 
Resolution No. PEDC 2020-   

Case No. DR 20-005 and UPA 20-003 
CONDITIONS OF APPROVAL 

 
STANDARD PLANNING CONDITIONS 
 
1. This Resolution approves: Design Review 20-005 for the first phase (Development 

Area 1) of the 2021 Parcel Master Plan, which includes construction of 81 units 
(80 affordable multi-family housing units and 1 caretaker unit) along with space 
for a daycare facility and community center and a public park. A Density Bonus is 
approved through Use Permit 20-003 to allow for up to 580 affordable housing units 
to be developed in phases across the Parcel site in accordance with the development 
standards set forth in the 2021 Parcel Master Plan. For the purposes of these 
Conditions of Approval, both “on-site” and “off-site” improvements refer to 
improvements on the 33 Center St and 1699 Tavern Rd Parcels, also referred to as the 
“Master Planning Area.”    

2. The approved site and building plans, including all sheets contained within “Design 
Review 20-005 for Town of Mammoth Lakes  – The Parcel - Phase 1 Development” 
dated received by the Town of Mammoth Lakes November 16, 2020, including Sheet 
G1.0; Sheets C2.0, 2.1, 3.0 & 3.3; Sheet L1; and Sheets A1.0, 2.0, 2.1 to 2.8, 3.0, 3.1 
to 3.5, 4.0 & 5.0 shall be adhered to and maintained for the duration of the permit. 

3. This entitlement and all rights hereunder shall automatically terminate unless the site 
preparation or construction has been commenced within two years after the issuance 
of this entitlement and such work is diligently carried on until completion, or an 
extension of time has been granted in accordance with Municipal Code §17.60.060.B. 

4. All new improvements constructed on the site shall be in compliance with all Town 
of Mammoth Lakes, County of Mono, Mammoth Community Water District, the 
Mammoth Lakes Fire Protection District, the CRWQCB Lahontan District, Great 
Basin Air Pollution Control District, OSHA, State of California and United States of 
America laws, statutes, ordinances, regulations, directives, orders, and the like 
applicable thereto and in force at the time thereof. Any violation of the above may 
constitute grounds for revocation under Chapter 17.128 of the Mammoth Lakes 
Municipal Code.  

5. This resolution of approval, as conditioned herein, shall be recorded for the subject 
property by the Mono County Recorder’s Office prior to commencing the approved 
use on the property or the issuance of any building permits for new or remodeled 
structures.  
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6. The site shall be maintained in a neat, clean and orderly manner.  All improvements 
shall be maintained in a condition of good repair and appearance. Outdoor storage of 
equipment and other materials, except for firewood, is prohibited. Non-operating 
vehicles, equipment and materials inappropriate to the site and its use shall not be 
stored within outdoor areas on the site.  

7. Storage of construction materials and equipment off-site shall not be permitted 
without a permit issued by the Community and Economic Development Department 
of the Town.  Any public or private property altered, damaged or destroyed by site 
preparation, grading, construction or use shall be restored to its pre-existing condition 
by the permittee. 

8. All conditions of this permit shall be met or secured prior to final occupancy approval 
of any tenant improvements or new structures. 

9. All uses are subject to review by the Building Official of the Town of Mammoth 
Lakes and must conform to occupancy ratings of the structures to obtain occupancy. 

10. Town staff shall have the right to enter the subject property to verify compliance with 
these conditions. The holder of any permit associated with this project shall make the 
premises available to Town staff during regular business hours and shall, upon 
request, make records and documents available to Town staff as necessary to evidence 
compliance with the terms and conditions of the permit. 

11. Prior to the issuance of a building or grading permit, the applicant shall pay all 
applicable fees as prescribed by ordinance and/or resolution and pay any fees due 
on the project processing account. 

12. Where compliance with the conditions of approval or applicant initiated changes to 
the plans require additional staff review, that review time shall be billed at the Town’s 
established billing rates.  Prior to the issuance of a building or grading permit, the 
applicant shall pay all outstanding costs for the processing of this application.   

13. Prior to issuance of a grading or building permit, the applicant shall obtain a 
secondary source permit or letter of exemption from the Great Basin Unified Air 
Pollution Control District. 

14. The applicant shall defend, indemnify, and hold harmless the Town and its agents, 
officers, and employees from any claim, action, or proceeding against the Town 
and its agents, officers, or employees to attack, set aside, void, or annul, an approval 
of the Town, advisory agency, appeal board, or legislative body concerning this 
approval.  The Town shall promptly notify the applicant of any claim, action, or 
proceeding and shall cooperate fully in the defense.  

15. All exterior lighting shall comply with Chapter 17.36.030 of the Town of Mammoth 
Lakes Municipal Code, Exterior Lighting. Exterior light fixtures having a total of over 
400 lumens of output shall be equipped with shields that extend below the horizontal 
plane of the light source to direct the light downward onto the structure or surrounding 
grounds. Accent lighting is permitted as described in Municipal Code Section 
17.36.030.F.6. This shall be verified prior to issuance of a certificate of occupancy. 

16. The final landscape plan shall be submitted to the Planning Division for approval 
prior to issuance of a Building Permit and shall substantially conform to the 
preliminary “Master Landscape Plan” dated November 16, 2020, approved by the 
Planning and Economic Development Commission. . Trees used for revegetation and 
landscaping shall be a minimum size of 2-inch caliper. Shrubs used for revegetation 
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and landscaping purposes shall be a minimum 2-gallon container size. Completion of 
all landscape improvements and revegetation of fill slopes and disturbed areas shall 
occur prior to issuance of the first Certificate of Occupancy.   
If the aggregate landscaped area exceeds 500 sq. ft., a landscape documentation 
package shall be required prior to issuance of a certificate of occupancy. Said 
landscape documentation package shall conform with the requirements identified in 
Municipal Code Chapter 17.40 (Water Efficient Landscape Regulations). The 
aggregate landscape area is defined as the total horizontal surface area dedicated to 
plant installation and irrigation plus the wet surface of any decorative water features. 
The landscape area for shrubs and trees shall be determined using the shrub/tree 
mature growth diameter or drip line. The landscape area does not include footprints 
of buildings or structures, sidewalks, driveways, parking lots, decks, patios, gravel or 
stone walks, or other pervious or non-pervious hardscapes outside of planted areas. 
Landscape area does not include undisturbed areas with established non-irrigated 
vegetation, or landscaping that is exempt pursuant to Municipal Code Section 
17.40.020.D. 

17. The project shall comply with the Guidelines for Erosion Control in the Mammoth 
Lakes area. This shall include submittal of a Report of Waste Discharge, if applicable. 

18. A valid building permit and a permit from the Mammoth Lakes Fire Protection 
District are required before any building can begin on-site.  

19. Proposed water and sewer connections require a Connection Permit from 
Mammoth Community Water District. Prior to the Town authorizing any 
construction, the applicant shall obtain water and sewer permits from Mammoth 
Community Water district and pay applicable fees to the District.  

20. New or changed improvements, exterior illumination, elevations, designs, 
materials, or colors shall conform to the adopted 2021 Parcel Master Plan and will 
require review and approval from the Town of Mammoth Lakes Community and 
Economic Development Department or Planning and Economic Development 
Commission pursuant to Municipal Code Chapter 17.88. 

21. A certificate of occupancy is required for all future tenant improvements within the 
subject structures. Tenant improvements shall identify occupancy separation 
requirements, disabled access requirements and compliance with all applicable 
building, electrical, plumbing, and fire code requirements. 

22. All conditions of approval shall be printed verbatim on all of the working drawing 
sets used for issuance of building permits (architectural, structural, electrical, 
mechanical, and plumbing) and shall be referenced in the index.  

23. Developers of residential properties shall include a disclosure statement indicating 
that Mammoth Lakes is an area of habitat for Mountain Lions, which indicates 
potential risk, particularly to small children and pets. (General Plan Mitigation 
Measure 4.3-1) 

 
SPECIAL PLANNING CONDITIONS 
 
24. The Mitigation Monitoring and Reporting Program (MMRP) established by the  

Town of Mammoth Lakes 2005 General Plan Update (State Clearinghouse No. 
2003042155, dated May 2007) and Town of Mammoth Lakes General Plan Land 
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Use Element/Zoning Code Amendments and Mobility Element Update Draft 
Environmental Impact Report (2016 Update EIR) shall be adhered to in the 
implementation of the proposed development and is incorporated herein by 
reference. Applicable Mitigation Measures have been compiled and included as 
Appendix J of the Infill Environmental Checklist and are incorporated by 
reference. 

25. If required, the applicant shall submit Homeowner’s Association CC&Rs for the 
maintenance and control of common area for review and approval by the Community 
and Economic Development Director prior to issuance of the first Certificate of 
Occupancy. The CC&Rs shall contain provisions granting rights of access and 
parking, as necessary, to the owners, tenants, and their guests, of the units. 

26. All retaining walls visible from off-site shall be made of split face block, faced with 
rock, or similarly treated to be compatible with the design of the project. (MC Section 
17.36.040.C.) 

27. Roof vents, exhaust, pipes, and flues shall be combined and/or collected together 
on slopes of roof out of public view to the greatest extent possible.  

28. The required trash enclosure shall be improved with a concrete slab and enclosure 
constructed of materials compatible with that of the buildings. Adequate space for 
recyclable materials shall be provided within the enclosure. All trash enclosures, and 
receptacles shall be animal resistant. The enclosure is not required to be gated. The 
final alignment of the trash enclosure shall be reviewed by Mammoth Disposal, the 
Public Works Department and the Community and Economic Development 
Department and shall comply with Municipal Code section 17.36.130. The trash 
enclosure shall be installed prior to issuance of the final Certificate of Occupancy 
unless an alternative method of trash collection service is available (e.g. individual 
trash cart service) and the use of which has been approved by the Town.   

29. All tree removal activities shall adhere to the Federal Migratory Bird Treaty Act 
and California Fish and Wildlife Code Sections 3503 and 3503.5, it is unlawful to 
take, possess, or needlessly destroy the nest or eggs of any bird or bird-of-prey, 
except as otherwise provided by FGC or any regulation made pursuant thereto. 
Completion of a nesting bird survey by a biologist with relevant qualifications 
within three days of initiation of site disturbance is recommended for projects that 
have the potential to disturb suitable nesting habitat, which may include riparian 
vegetation, mature trees, snags, and structures. 

30. No snow shall shed or be deposited onto adjacent properties or Town right-of-way. 
This shall include snow that is removed from any portion of the property, including, 
but not limited to, the structure, driveway, and/or common areas. All interim snow 
storage areas shall be on the subject property. The property owner shall be subject 
to fines pursuant to Municipal Code §12.16.030 (Snow Removal – 
Violation/Penalty) if found to be in violation of this condition.  

31. A key box shall be provided with an individual master key that provides access to 
each unit. This shall be reviewed and approved by the Mammoth Lakes Fire 
Protection District prior to building permit issuance. 

32. All exterior wood products shall comply with the Wildland Urban Interface (WUI) 
construction materials requirements certified by the State Fire Marshal’s Office and 
be in compliance with Chapter 7A of the current California Building Code. Plywood 
or OSB sheeting shall be a minimum of one-half inch thickness with approved siding 
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material placed over top. 
33. All eave and crawl space ventilation shall resist the intrusion of flame and burning 

embers and comply with Chapter 7A of the California Building Code and local 
modifications. 

34. The structure shall comply with NFPA 13R automatic fire sprinkler requirements as 
required by Section 903.2.8 and 903.3 of the California Fire Code. A deferred 
submittal for sprinkler plans and calculations will be acceptable. 

35. Before a certificate of occupancy is issued for a project, the applicant shall certify to 
the Director that the Eligibility Points upon which the project's residential density 
bonus was based have been achieved. To satisfy this condition, evidence shall be 
provided that a Workforce Housing Agreement consistent with Section 
17.138.090 has been recorded against the property and that the required number of 
deed restrictions at the agreed upon affordability level have been recorded against the 
property. The Town shall be named as a party in the Workforce Housing Agreement 
and shall have the right to enforce all subsequent deed restrictions. 
 

ENGINEERING DIVISION CONDITIONS 
 
STANDARD CONDITIONS / GENERAL REQUIREMENTS: 
 
36. The maintenance of graded slopes and landscaped areas shall be the responsibility of 

the developer until the transfer to individual ownership or until the maintenance is 
officially assumed by an appropriate district or property owners’ association. 

37. Slope rights adjacent to public rights of way shall be dedicated to the Town where 
necessary. 

38. All new utility lines within, adjacent to, or serving the site shall be placed 
underground. 

39. The site grading design and all building construction shall conform to State and 
federal disabled access regulations.  

40. Paved access is required from the project to a maintained street.  
41. Street and traffic signs shall meet the California Manual of Uniform Traffic Control 

Devices (MUTCD).  
42. Private landscaping and irrigation systems within the project and adjacent to the 

project area within the public right of way shall be maintained by property owner, 
with the exception of benefit assessment district areas. 

43. All easements and dedications shall be in a form and content acceptable to the Public 
Works Director. 

44. Nothing in the approval of this entitlement shall be construed to allow for the 
deviation, adjustment, variance or non-conformance of any Municipal Code or 
ordinance, or of any local, State or federal standard, policy, regulation or law, unless 
specifically provided for herein. 

45. All grading and public improvements shall be consistent with the Town of Mammoth 
Lakes Standard Plans for Public Works. 

 

https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.138TODEBOPR_17.138.090WOHOAG
https://library.municode.com/ca/mammoth_lakes_/codes/code_of_ordinances?nodeId=TIT17ZO_ARTVIAFWOHO_CH17.138TODEBOPR_17.138.090WOHOAG
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THE FOLLOWING CONDITIONS SHALL BE COMPLETED PRIOR TO 
ISSUANCE OF AN ENCROACHMENT, GRADING, OR IMPROVEMENT 
PERMIT: 
 
46. The applicant shall obtain an encroachment permit, easement or letter of permission 

to grade all areas requiring off-site grading prior to issuance of a grading permit or a 
building permit. These areas shall be contour graded. 

47. A preliminary soils report shall be filed with and reviewed by the Public Works 
Director. The report shall address and make recommendations as to the compacted 
and un-compacted fills on-site. A note shall be placed on the final grading plans 
indicating which areas require grading remediation. An “as-graded” soils report shall 
be provided to the Town upon completion of the grading. 

48. Construction of water and sewer improvements shall require water and sewer permits 
from the Mammoth Community Water District. Grading plans shall be submitted to 
the Town for review and approval and a grading permit in accordance with the 
Municipal Code shall be obtained from the Town and all mitigating measures and 
best management practices to prevent erosion and to protect existing trees shall be 
constructed prior to work commencing for any and all water and sewer improvements. 

49. An application for an engineered grading permit shall be submitted to the Engineering 
Services Division of the Public Works Department in accordance with Chapter 12.08 
of the Municipal Code. No change to the existing conditions of the site, including site 
grading, drainage interruption, land clearing, etc. shall be commenced until grading 
and drainage plans have been approved by the Public Works Director. 

50. An engineered grading permit for the project shall not be issued unless one of the 
following has occurred: 

a. Submission of a complete application for a building permit to the building 
division of the Community and Economic Development Department. The 
building official shall make the determination as to whether or not the 
application is complete; or 

b. A form of security listed in Government Code Section 66499(a) and 
acceptable to the Town shall be posted to secure restoration of the site. 
Construction cost estimates for all required sureties shall be prepared and 
signed by a registered civil engineer. The estimates shall be made at prevailing 
wage rates and shall include 20% for construction contingencies and 20% for 
administrative costs, and shall be reviewed and approved by the Public Works 
Director or designee prior to execution. 

51. An encroachment permit or a letter of exemption shall be obtained from the 
Engineering Services Division of the Town prior to construction within the public 
right of way in accordance Chapter 12.04 of the Municipal Code. 

52. No work within Town right of way shall be commenced until a traffic control plan 
has been approved by the Engineering Services Division of the Town. 

53. Improvement plans for streets, sidewalks, drainage, and other public/private 
infrastructure shall be prepared by a registered civil engineer and submitted to the 
Town for review and approval. Existing topography and proposed grading with 
sufficient contour intervals (not to exceed two (2) feet) shall be prepared by a 
registered civil engineer or a licensed land surveyor. 
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54. Final grading and improvement plans and profiles shall indicate the location of any 
existing utility facility that would affect construction. All existing utilities shall be 
shown on the improvement plans and relocated as necessary without cost to the Town. 
All existing overhead utilities shall be converted to underground. 

55. Prior to approval of the improvement plans, the applicant shall contract with a soils 
testing engineer. Any proposed grading within the street right-of-way shall be done 
under the direction of the soils testing engineer. Compaction tests of embankment 
construction, trench backfill, and all sub-grades shall be performed at no cost to the 
Town. Prior to placement of any base materials, and/or paving, a written report shall 
be submitted by the soils testing engineer to the Public Works Director for review and 
approval. 

56. A geotechnical report is required that confirms that the proposed stormwater retention 
system locations will not be subject to groundwater entering the system or cause 
leaching through an adjacent slope face. A sediment and oil water separator may be 
required to be installed in conjunction with the system in conformance with the 
General Plan.  

57. Slope stability tests are required for all cuts greater than 2:1 or fills greater than 3:1 
(H:V). 

58. A thorough evaluation of the structural street section from a qualified civil and/or 
geotechnical engineer, shall be submitted to the Engineering Services Division of the 
Town. 

59. All driveways shall be constructed in accordance with the commercial driveway 
standards of the Town Standards. 

60. In addition to the drainage, traffic related, or other requirements stated herein, other 
"on-site" or "off-site" improvements may be required which cannot be determined 
from the plans submitted at this time and would have to be reviewed after more 
complete improvement plans and profiles have been submitted to the Public Works 
Director.  

61. Drainage across the property shall be maintained. The design of the grading and 
drainage facilities shall not create concentrated discharges to adjacent properties 
and/or public rights of way in excess of historical flows. A registered civil engineer 
shall investigate existing facilities and design adequate drainage facilities to intercept 
and conduct the drainage flows around or through the site in a manner that will not 
adversely affect adjacent or downstream properties. The Engineer shall verify that 
downstream facilities, and drainage channels accepting site flows are not adversely 
affected by an increase in runoff from this development. If the project does create 
concentrated or sheet flows off-site that are greater than historical, the applicant shall 
demonstrate that the downstream facilities can accommodate the increased flows; 
otherwise, the applicant shall provide on-site detention for excess flows. 

62. A final hydrology and hydraulics study is required and shall be submitted with the 
grading and improvement plans for the project. The study shall be prepared in 
accordance with the grading chapter of the municipal code and the adopted Storm 
Drain Master Plan of the Town and shall be prepared by a registered civil engineer. 
The study shall include runoff from the entire site and shall also include runoff that 
enters the property from all upstream sources, and shall include all storm drains, 
drywells, infiltrators and surface flows. The study shall indicate the method of 
conveying surface and underground runoff and shall address drainage conveyances 
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downstream to the extent they exit to an existing facility or natural drainage course. 
All existing drainage facilities on-site and tributary to the site shall be identified and 
shown on the grading plans. The hydraulic calculations shall include all pipe flows, 
velocities and head loss calculations sufficient to show the adequacy of all 
conveyance systems. Q100 and V100 and the hydraulic grade line for all public storm 
drains and all facilities with an equivalent diameter of 18 inches or greater shall be 
shown on the approved grading and improvement plans. The drainage study for the 
project and the final design of the storm drain system shall be approved prior to 
approval by staff of the grading and improvement plans and the final map. Infiltrators 
and storm water pollution prevention facilities are to be designed to accept the “first 
flush” levels of runoff. The capacity of these facilities shall not be assumed to reduce 
storm water flows of other drainage facilities that may be required for the project. 

63. Temporary and permanent erosion control plans shall be included with the grading, 
improvement, and building plans. Continuous water spraying or other approved 
methods shall be used during grading operations to control fugitive dust. Drop inlet 
filters and other temporary Best Management Practices shall be employed to filter 
nuisance water from storm drain inlets affected by construction, on-site and off-site. 
Groundwater pollution from urban run-off water generated by the project shall be 
mitigated using best management practices (BMPs), per the requirements of the 
California Regional Water Quality Control Board, Lahontan District, and as indicated 
in the "New Development and Redevelopment Guidelines". The applicant shall apply 
for and obtain all required permits, written clearances or exemptions from the 
Lahontan District prior to any grading. All BMPs shall be shown on the erosion 
control plans. If the Town inspector determines that the BMPs in place are not 
adequate, then additional BMPs shall be installed at the discretion of the Town 
inspector or a revised erosion control plan shall be prepared for approval by the 
engineering services division. Gravel bags shall be used in lieu of sand bags. All 
permanent erosion control measures shall be irrigated for at least one season. 
Permanent BMPs shall include sediment traps upstream of infiltrators and oil water 
separators for parking areas consistent with the General Plan. 

64. A Construction Staging and Management Plan shall be submitted to and approved by 
the Public Works Director prior to grading or building permit issuance. Said plan shall 
include provisions related to the parking of construction worker vehicles, construction 
equipment, construction materials, and specific limitations restricting access into non-
developed portions of the site and the storage of materials within these areas. The 
staging plan and the final access roadway improvements shall all be approved by the 
Mammoth Lakes Fire Protection District prior to grading permit issuance. An 
approved copy of the plan shall be maintained on-site at all times and available to all 
contractors, subcontractors, their employees and the Town. The staging plan shall 
address hours of work, and special approval for work outside hours allowed. The plan 
shall also contain provisions for interrupting utility services to neighboring properties 
and sufficient noticing to affected residents and property owners. 

65. On the cover sheet of the grading plans and in a very conspicuous location place the 
following note: “The conditions of approval for the approved Design Review DR 20-
005 and Use Permit UPA 20-003 contained in the resolution recorded at the County 
Recorder’s Office of Mono County as Document No. 2021xxxxx, shall be made a 
part of these plans and the grading permit and all conditions and requirements therein 
shall be adhered to by the contractor, his sub-contractors and any person performing 



Resolution No. PEDC X 
Page 9 of 12 

 

any work on the project.” This note shall also be included within the construction 
staging and management plan.  

66. Prior to combustible materials being placed on-site, an all-weather access road shall 
be constructed serving all exterior portions of the structure to the satisfaction of 
MLFPD. 

67. The grading plan and building permit plans shall indicate all snow storage areas and 
drainage facilities. 

68. Driveway slopes shall be reviewed and approved by the Town’s Public Works 
Director prior to approval of the grading plan. 

69. All easements shall be shown on the grading and building permit plans. 
70. All export shall be taken to, and all import shall be taken from a permitted site, which 

shall be identified at grading permit issuance. The applicant shall prepare a haul route, 
subject to the approval of the Public Works Director prior to the import or export of 
material for the site. 

71. The grading plans shall include a tree removal and protection plan, which shall be 
approved prior to any land disturbance and the issuance of a grading or building 
permit, to address how construction can occur without disturbing the drip-line of 
retained trees. The drip-line areas shall be “fenced” off with barriers to prevent 
disturbance during site grading. Additionally, finish grading shall not disturb existing 
understory vegetation or retained trees. The applicant shall obtain any necessary 
Timber Harvest Permit prior to any tree removal. 

72. A pre-construction meeting shall be held on-site prior to any land disturbance to 
inspect clearing limit fencing and tree protection measures, BMPs, and elements of 
the Construction Staging and Management Plan.  

73. A snow removal/storage management plan for the hauling of snow in accordance with 
Municipal Code Section 17.36.110.B(3)(a) shall be submitted by the applicant and 
approved by the Community and Economic Development Department and Public 
Works Department prior to first building permit issuance. The plan shall be in the 
form of a recorded document mutually agreed to between the property owner and the 
Town and shall describe features such as, but not limited to, location of snow storage 
areas, the method of snow hauling, frequency of pick-ups, pick-up areas, haul routes, 
hours of hauling operations, and snow deposit areas. The plan shall also include 
methods to address potential cornice and ice falling onto pedestrian and vehicular 
areas and methods to address hazardous snow and ice build-up on pedestrian 
pathways and sidewalks. Approved methods to address hazardous snow and ice build-
up include plowing, application of cindering, and potential of heat-traced pavement. 
This plan and provisions for maintenance of private driveways and drainage facilities 
shall be included in the project CC&Rs. 

 
PRIOR TO ISSUANCE OF A TEMPORARY, CONDITIONAL, OR FINAL 
CERTIFICATE OCCUPANCY, THE FOLLOWING CONDITIONS SHALL BE 
COMPLETED: 
 
74. All easements as shown on the approved plans and as required as part of any land 

transfer or conveyance shall be recorded by separate document in a form and in 
content acceptable to the Town. Easements to be recorded by separate document shall 
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be submitted to the Town for review and approval prior to recording. The fully 
executed documents shall then be submitted to the Public Works Director. Easements 
shown on the grading plans to be granted or dedicated shall indicate the beneficiary 
of the easement(s). 

75. The applicant shall submit to the Town electronic files of the as-built grading plans 
in PDF and AutoCAD formats or other format as may be approved by the Public 
Works Director. 

76. Monumentation of the subdivision shall be installed in accordance with the 
Subdivision Ordinance of the Town, Ordinance 84-10. 

77. All required landscaping and irrigation improvements shall be constructed, or a form 
of security listed in Government Code Section 66499(a) and acceptable to the Town 
shall be posted to the satisfaction of the Community and Economic Development 
Department for any required landscaping and irrigation improvements to be deferred 
and a schedule shall be submitted to the Town for the construction of the deferred 
improvements. Deferral of the construction of any landscaping and irrigation 
improvements shall be at the sole discretion of the director of the Community and 
Economic Development Department. 

78. Address numbers shall be placed on all new and existing structures in such a manner 
as to be plainly visible and legible from the access roadway or street, consistent with 
Municipal Code Chapter 16.32. 

79. All required grading, public and private street and drainage improvements shall be 
completed, all “punchlist” items completed to the satisfaction of the Public Works 
Director, the as-built plans submitted, reviewed and approved and the required 
warranty security posted prior the issuance of a certificate of occupancy for the 
project. 

80. A form of security listed in Government Code Section 66499(a) shall be posted with 
the Town in a form acceptable to the Town Public Works Department for any deferred 
final monumentation for the project. The estimated amount of the surety shall be 
prepared by the licensed land surveyor and shall be approved by the Town Public 
Works Department. 

 
SPECIAL ENGINEERING CONDITIONS 
 

81. The applicant shall submit a request for unit, building and street addressing to the 
Town for approval concurrently with application for Building Permit.  

82. Site improvements consisting of public streets, on-street parking, sidewalks and 
multi-use paths, rights of way, stormwater infrastructure, and transit shelters shall be 
constructed to the benefit of the Town in general conformance to the plans approved 
with this entitlement and at the direction of the Public Works Director. Improvements 
shall be designed and constructed to Town Standards and to the satisfaction of the 
Public Works Director. Requirements include but are not limited to: 

a. In order to accommodate adequate snow storage or to convey stormwater, 
sidewalks and multi-use paths shall generally be separated from the street by 
a 9ft landscape strip or bioswale, however the landscape strip may be locally 
reduced to a minimum of 6ft or the sidewalk may locally be located directly 
adjacent to street curb with no landscape strip between street and sidewalk. 
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b. In locations where the separation between street and sidewalk or MUP is 
designed as a bioswale to detain or convey stormwater, curb and gutter may 
be eliminated.  

c. Multi-use Paths shall be constructed of asphalt, and shall generally meander 
in alignment to provide character and to preserve trees. Path width may be 
locally reduced from the standard to accommodate such variation.  

d. Pedestrian ramps shall be designed to converge at corners in order to eliminate 
“snow islands” or other impediments to sight distance.  

e. Transit stops shall include a bus shelter. 
f. On-street parking shall be either parallel or perpendicular.  
g. Trenches for all utilities and other associated utility infrastructure shall be 

located in the street and shall generally not be located in landscape strips or 
bioswales. 

h. Underground propane lines connecting to the Amerigas franchise system shall 
be installed and stubbed out to each building 

i. Underground fiber optic lines connecting to the Inyo Networks/Digital 395 
broadband system shall be installed and stubbed out to each building. 

j. Stormwater infrastructure to manage runoff from public rights of way shall 
be designed and constructed in order to minimize impact to downstream 
facilities to the satisfaction of the Public Works Director.   

k. In general, a 10ft non-exclusive easement beyond each side of public rights 
of way shall be dedicated to the benefit of the Town for snow storage 
purposes. The width of this easement may be locally reduced in consideration 
of other snow management constraints and opportunities. 

l. A 20ft non-exclusive easement on the south and east sides of the Park shall 
be dedicated to the benefit of the Town for snow storage purposes.  

m. Above-ground utility equipment, such as electrical transformers and 
pedestals, shall not be located in or adjacent to public open space. 

n. Trees which have been identified by “The Parcel Tree Survey” map by 
Triad/Holmes Associates dated 7/31/2020 and the associated “The Parcel 
Tree Survey Report” by High Mountain Arborist dated 8/1/2020 as 
“Heritage”, “Habitat”, “Unique”, or part of a “Subpopulation of Mature 
Jeffrey Pine” trees, as well as other trees greater than 12” DBH, shall be 
protected and preserved to the greatest extent possible. Such preservation may 
involve deviation from Town Standards at the discretion of the Public Works 
Director. 

83. Improvements to upstream or downstream stormwater infrastructure facilities may be 
required at the direction of the Public Works Director. 

84. Applicant will be responsible and required to provide multi-modal connectivity 
from inside the Master Plan area to existing infrastructure outside the Master Plan 
area. The Public Works Department reserves the right to modify these conditions 
to meet the intent of providing connectivity while managing the unknown 
constraints associated with the described improvements. Specifically, for proposed 
Phase 1, the following improvements at Center Street and Tavern Road 
connections shall be made: 
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a. At minimum a 6’ sidewalk with curb and gutter shall be constructed to 
TOML standards on the southerly side of Center Street from the intersection 
of Center Place heading easterly towards Main street. The sidewalk will 
incorporate as necessary provisions for driveway access and head in 
parking to accommodate existing conditions and businesses. Crosswalks 
and curb ramps necessary to traverse the Frontage Road will be 
incorporated. Drainage improvements will be incorporated and will include 
removal of the existing slotted drain and installation of drop inlets and 
underground storm drain to connect to existing storm drain infrastructure. 
Intersection lighting and Municipal or trail wayfinding will be incorporated 
as required by existing or amended plans or as directed by the Public Works 
Director. 

b. A sidewalk or MUP connection to the existing sidewalk located on the 
southerly side of Tavern Road will be constructed. This may require 
providing an ADA compliant and similarly designed curb ramps on either 
the NE or SW corner of the intersection of Tavern and Laurel Mountain in 
order to safely transfer pedestrian from one side of the road to the other. 
Applicant will provide a pedestrian activated crosswalk beacon and 
advance warning signage on unsignalized portion of Laurel Mountain Blvd. 
Signage will be the same make and model as found at the intersection of 
Tavern Road and Old Mammoth Road. Intersection lighting and Municipal 
or trail wayfinding will be incorporated as required by existing or amended 
plans or as directed by the Public Works Director. 

 
 

 



















































































































































































































































































































 

EXHIBIT “5” 

TOWN COUNCIL RESOLUTION 16-68 
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Build Out

The Land Use Element of the General Plan establishes the location and intensity of planned land
uses. Buildout, as described in this General Plan, refers to the maximum number of potential

residential units and maximum amount of commercial, industrial, and non- residential square

footage within the Town' s municipal boundary. The General Plan buildout provides a framework
for the future growth of the Town of Mammoth Lakes. While the buildout projection identifies

areas for potential growth and development it is not expected that the full buildout will be reached
in the 20 - year horizon of the General Plan. 

The buildout shapes how the town will look and feel and guides municipal infrastructure and

facility needs. The buildout also informs the Town' s Capital Improvement Plan ( CIP) that

delineates the location and improvements associated with each public facility. CIPS are prepared
based on the buildout information and are updated over time to reflect changing community
conditions. The Development Impact Fee program is based on the Capital Improvement Plan and

the anticipated future infrastructure and facility needs. Development Impact Fees fund only
physical improvements and the General Fund finances operations and maintenance. Additionally, 
buildout projections are used by other partner agencies like the Mammoth Community Water
District to inform their future planning of infrastructure and facilities. 

The General Plan buildout captures significant population fluctuations caused by the seasonality
of the Town' s economy. Planning for facilities and infrastructure requires an understanding of
these population fluctuations, as demand for some services are created by the permanent
population and other demands are created by peak populations, which include permanent and
visitor populations. For example, planning for facilities such as libraries, schools, and parks is
based on the buildout of the permanent population. Utility planning ( for water, sewer, etc.) is

based on service usage during peak periods. Air quality limitations ( measured in part by Vehicle
Miles Traveled ( VMT)) are also based on usage on the Town' s Design Day which is the 7th busiest
winter Saturday. 

In the past, the Town used People at One Time ( PAOT) as the metric for calculating buildout. 
After the General Plan was approved in 2007 using PAOT to calculate buildout, the Town Council
reviewed PAOT and in 2009 adopted Resolution No. 09- 22 which approved a shift away from

PAOT- based project evaluation to impact based evaluation and mitigation, reflecting and
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Build Out

The Land Use Element of the General Plan establishes the location and intensity of planned land
uses. Buildout, as described in this General Plan, refers to the maximum number of potential

residential units and maximum amount of commercial, industrial, and non- residential square

footage within the Town' s municipal boundary. The General Plan buildout provides a framework
for the future growth of the Town of Mammoth Lakes. While the buildout projection identifies

areas for potential growth and development it is not expected that the full buildout will be reached
in the 20 - year horizon of the General Plan. 

The buildout shapes how the town will look and feel and guides municipal infrastructure and

facility needs. The buildout also informs the Town' s Capital Improvement Plan ( CIP) that

delineates the location and improvements associated with each public facility. CIPS are prepared
based on the buildout information and are updated over time to reflect changing community

conditions. The Development Impact Fee program is based on the Capital Improvement Plan and

the anticipated future infrastructure and facility needs. Development Impact Fees fund only
physical improvements and the General Fund finances operations and maintenance. Additionally, 
buildout projections are used by other partner agencies like the Mammoth Community Water

District to inform their future planning of infrastructure and facilities. 

The General Plan buildout captures significant population fluctuations caused by the seasonality
of the Town' s economy. Planning for facilities and infrastructure requires an understanding of

these population fluctuations, as demand for some services are created by the permanent
population and other demands are created by peak populations, which include permanent and

visitor populations. For example, planning for facilities such as libraries, schools, and parks is
based on the buildout of the permanent population. Utility planning ( for water, sewer, etc.) is

based on service usage during peak periods. Air quality limitations ( measured in part by Vehicle
Miles Traveled ( VMT)) are also based on usage on the Town' s Design Day which is the 7th busiest
winter Saturday. 

In the past, the Town used People at One Time ( PAOT) as the metric for calculating buildout. 
After the General Plan was approved in 2007 using PAOT to calculate buildout, the Town Council

reviewed PAOT and in 2009 adopted Resolution No. 09- 22 which approved a shift away from

PAOT- based project evaluation to impact based evaluation and mitigation, reflecting and
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including the following: The impacts in the 2007 General Plan FEIR Alternative 3 • Reduced
Development Alternative corresponding to 52 000 PAOT should be used as benchmarks and
standards in evaluating proiects and planning documents to acceptable impact levels
Additionally, in June of 2009 the Town Council adopted Resolution No 09- 34 which further
emphasized the shift away from PAOT and recommended that the General Plan policy setting the
peak population at 52,000 be amended to reflect the shift from PAOT to PIEC The current

buildout calculation reflects this shift away from counting people The buildout presented here is
based on residential and lodging units and commercial square footage which is a common practice
in California to calculate General Plan buildout. 

Although many different approaches can be used to make buildout projections, any forecast must
acknowledge that because of changingdemographics market and economic conditions numbers
will be constantlygin . As a part of the update process in 2016 Town staffworked to make

the buildout calculation as clear as possible using objective assumptions with the goal that the
buildout will be easily replicated in the future. Information from the Department of Finance the
Town' s Development Impact Fee Population Analysis July 2015) and the Town' s GIS system, 

has been used to prepare the buildout projection. 
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Appendix

LIE 1. AetjQp- Study the exper-ienees ef ether- eemmunifies in finding
standards and fer-mulas far- gaining eeffmiunity benefits. 

Appendix E: Useful Terms for Understanding the General Plan

Floor Area. The total horizontal enclosed area of all the floors below the roof and within

the outer surface of the walls of a building or other enclosed structure unless otherwise
stipulated. 

The following is included in Floor Area: Floor area includes, but is not limited to, all

habitable space( as defined in the California Building Standards Code) that is below
the roof and within the outer surface of the main walls of principal or accessory

buildings or the centerlines of party walls separating such buildings or portions thereof
or within lines drawn parallel to and two feet within the roof line of any building
without walls. In the case of a multi - story building that has covered or enclosed
stairways, stairwells or elevator shafts, the horizontal area of such features shall be

counted only once at the floor level of their greatest area of horizontal extent. 

The following is excluded from Floor Area: Floor area does not include mechanical

electrical, and communication equipment rooms that do not exceed two percent of the

building' s gross floor area, bay windows or other architectural projections where the
vertical distance between the lowest surface of the projection and the finished floor is

30 inches or greater, areas that qualify as usable open space, and areas used for off- 
street parking spaces or loading spaces, driveways, ramps between floors of a multi- 
level parking garage, and maneuvering aisles that are located below the finishrag de of
the property. 

For Non - Residential Uses: For non- residential uses, gross floor area includes interior

walkways or corridors interior courtyards, and walkways, paseos, or corridors covered

by a roof or skylight. Non- residential gross floor area does not include arcades, 
porticoes and similar open areas that are located at or near street level and are

IIIIII. 
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Floor Area. The total horizontal enclosed area of all the floors below the roof and within

the outer surface of the walls of a building or other enclosed structure unless otherwise
stipulated. 

The following is included in Floor Area: Floor area includes, but is not limited to, all

habitable space( as defined in the California Building Standards Code) that is below
the roof and within the outer surface of the main walls of principal or accessory

buildings or the centerlines of party walls separating such buildings or portions thereof
or within lines drawn parallel to and two feet within the roof line of any building

without walls. In the case of a multi - story building that has covered or enclosed
stairways, stairwells or elevator shafts, the horizontal area of such features shall be

counted only once at the floor level of their greatest area of horizontal extent. 

The following is excluded from Floor Area: Floor area does not include mechanical

electrical, and communication equipment rooms that do not exceed two percent of the

building' s gross floor area, bay windows or other architectural projections where the
vertical distance between the lowest surface of the projection and the finished floor is

30 inches or greater, areas that qualify as usable open space, and areas used for off- 
street parking spaces or loading spaces, driveways, ramps between floors of a multi- 
level parking garage, and maneuvering aisles that are located below the finishrag de of

the property. 

For Non - Residential Uses: For non- residential uses, gross floor area includes interior

walkways or corridors interior courtyards, and walkways, paseos, or corridors covered

by a roof or skylight. Non- residential gross floor area does not include arcades, 
porticoes and similar open areas that are located at or near street level and are
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accessible to the general public but are not designed or used as sales display, storage
service, or production areas. 

Floor Area Ratio ( FAR). The ratio of floor area of a building or buildings on a lot
divided by the total lot area. Floor area located below finished grade the ceiling of
which does not extend more than five feet above finishedrg ade is excluded when
calculating_ 
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EXHIBIT 6

PROPOSED REVISIONS TO THE GENERAL PLAN LAND USE DIAGRAM
FIGURE 5 OF THE GENERAL PLAN) 
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EXHIBIT 7

DRAFT GENERAL PLAN MOBILITY ELEMENT

DOCUMENT IS AVAILABLE ON THE TOWN WEBSITE HERE: 

http://www.townofmammothlakes. ca. gov/DocumentCenterNiew/5928



STATE OF CALIFORNIA ) 

COUNTY OF MONO ) ss. 

TOWN OF MAMMOTH LAKES) 

I, JAMIE GRAY, Town Clerk of the Town of Mammoth Lakes, DO HEREBY CERTIFY

under penalty of perjury that the foregoing is a true and correct copy of Resolution No. 16- 68
adopted by the Town Council of the Town of Mammoth Lakes, California, at a meeting thereof
held on the 7`" day of December, 2016, by the following vote: 

AYES: Councilmember Fernie, Hoff, and Mayor Pro Tem Wentworth

NOES: None

ABSENT: Councilmember Sauser and Mayor Richardson

ABSTAIN: None

DISQUALIFICATION: None

JAMI E 1GRAY, Town Clerl


	Exhibit 4_The Parcel_Final Infill Env Checklist.pdf
	The Parcel
	town of mammoth lakes
	MICHAEL BAKER INTERNATIONAL
	December 2020
	JN 179835

	1.0 INTRODUCTION 1-1
	1.1 Streamlining Per CEQA Guidelines Section 15183.3 1-1
	1.2 Project Location 1-2
	1.2.1 Environmental Setting 1-2
	1.3 Project Background 1-5
	1.3.1 2007 General Plan EIR 1-5
	1.3.2 2016 Update EIR 1-8
	1.3.3 Master Plan 1-10
	1.4 Documents Incorporated by Reference 1-10
	1.5 Project Description 1-12
	1.6 Discretionary Actions 1-17
	1.7 Changes Compared to Previously Adopted Environmental Documentation 1-18
	2.0 INFILL ENVIRONMENTAL CHECKLIST 2-1
	2.1 Background 2-1
	2.2 Appendix M Performance Standards 2-2
	2.3 Environmental Factors Potentially Affected 2-5
	2.4 Lead Agency Determination 2-6
	2.5 Evaluation oF Environmental Impacts of Infill Projects 2-7
	3.0 ENVIRONMENTAL ANALYSIS 3-1
	3.1 Aesthetics 3-1
	3.2 Agriculture and Forestry Resources 3-8
	3.3 Air Quality 3-11
	3.4 Biological Resources 3-18
	3.5 Cultural Resources 3-25
	3.6 Energy 3-30
	3.7 Geology and Soils 3-34
	3.8 Greenhouse Gas Emissions 3-41
	3.9 Hazards and Hazardous Materials 3-44
	3.10 Hydrology and Water Quality 3-50
	3.11 Land Use and Planning 3-58
	3.12 Mineral Resources 3-61
	3.13 Noise 3-63
	3.14 Population and Housing 3-71
	3.15 Public Services 3-73
	3.16 Recreation 3-79
	3.17 Transportation 3-80
	3.18 Tribal Cultural Resources 3-86
	3.19 Utilities and Service Systems 3-89
	3.20 Wildfire 3-97
	3.21 Mandatory Findings Of Significance 3-99
	4.0 REFERENCES 4-1
	1.0 INTRODUCTION
	1.1 Streamlining Per CEQA Guidelines Section 15183.3
	1.2 PROJECT LOCATION
	1.2.1 ENVIRONMENTAL SETTING
	SURROUNDING LAND USES


	1.3 PROJECT BACKGROUND
	1.3.1 2007 General Plan EIR
	1.3.2 2016 Update EIR
	1.3.3 Master Plan

	1.4 DOCUMENTS INCORPORATED BY REFERENCE
	1.5 PROJECT DESCRIPTION
	1.6 DISCRETIONARY ACTIONS
	1.7 CHANGES COMPARED TO THE previously adopted environmental documentation

	2.0 INFILL ENVIRONMENTAL CHECKLIST
	2.1 BACKGROUND
	2.2 appendix m performance standards
	2.3 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED
	2.4 LEAD AGENCY dETERMINATION
	2.5 EVALUATION OF ENVIRONMENTAL IMPACTS OF INFILL PROJECTS

	3.0 ENVIRONMENTAL ANALYSIS
	3.1 AESTHETICS
	3.2 AGRICULTURE AND FORESTRY RESOURCES
	3.3 AIR QUALITY
	3.4 BIOLOGICAL RESOURCES
	3.5 CULTURAL RESOURCES
	3.6 ENERGY
	3.7 GEOLOGY AND SOILS
	3.8 GREENHOUSE GAS EMISSIONS
	3.9 HAZARDS AND HAZARDOUS MATERIALS
	3.10 HYDROLOGY AND WATER QUALITY
	3.11 LAND USE AND PLANNING
	3.12 MINERAL RESOURCES
	3.13 NOISE
	3.14 POPULATION AND HOUSING
	3.15 PUBLIC SERVICES
	3.16 RECREATION
	3.17 TRANSPORTATION
	3.18 TRIBAL CULTURAL RESOURCES
	3.19 UTILITIES AND SERVICE SYSTEMS
	3.20 WILDFIRE
	3.21 MANDATORY FINDINGS OF SIGNIFICANCE

	4.0 REFERENCES




